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15  MATTAPAN-FRANKLIN 


MATTA PAN -FRAN KLIN 

Mattapan  was  originally  one  section  of  Dorchester,  and  was  annexed  to 
Boston  in  1870.  Railroad  passenger  service  on  the  Midlands  Branch  in 
1855,  and  later  trolley  service  along  Blue  Hill  Avenue  in  the  1890's 
created  a  residential  construction  boom  in  the  Franklin  Field  and  Wellington 
Hill  areas.  These  neighborhoods  were  densely  built  with  two-  and  three- 
family  houses  for  Irish  and  other  immigrants.  The  Irish  were  largely 
replaced  by  Jews  displaced  by  the  Chelsea  Fire  of  1908.  The  Jewish 
population  has  recently  been  replaced  by  Blakcs  displaced  by  urban 
renewal  in  the  1960's.  Southern  Mattapan  was  developed  more  recently  as 
a  single  family  "suburban"  area,  with  most  of  the  houses  dating  from 
1930  to  1950;  it  is  racially  and  ethnically  mixed,  with  Irish,  Jewish, 
Black,  and  other  residents  with  no  predominant  group. 

The  process  of  racial  change  had  a  severe  around  Franklin  Field.  During 
this  transition  many  white  owners  let  their  homes  deteriorate;  houses 
were  abandoned,  mortgages  were  foreclosed,  property  was  taken  for  back 
taxes.  In  some  cases  white  owners  who  could  not  find  buyers  would  move 
to  the  suburbs  and  operate  their  property  (three-family,  two-family, 
sometimes  even  single  family  houses)  as  absentee  landlords,  real  estate 
investors  bought  some  buildings  and  "milked"  them  by  charging  as  much 
rent  as  possible  and  providing  little  or  no  maintenance.  In  other  cases 
unscrupulous  real  estate  brokers  bought  houses  cheaply  from  frightened 
white  owners  and  sold  them  for  substantially  more  to  Black  buyers. 

Housing  abandonment  has  become  severe  just  south  of  Franklin  Field,  as 
"milked"  buildings  become  uninhabitable,  and  as  Black  owners  can't 
afford  to  pay  the  mortgage  and  repair  serious  defects.  Relatively 
higher  unemployment  among  blacks  in  the  current  recession  has  intensified 
this  program. 

Blue  Hill  Avenue  is  the  center  of  this  entire  area;  it's  stores  and 
other  establishments  have  been  seriously  affected  both  by  racial  transition 
and  by  competition  with  suburban  shopping  centers.  There  is  a  very  high 
rate  of  vacancy,  dilapidation,  business  failure,  vandalism,  and  general 
deterioration  along  most  of  the  Avenue.  Exceptions  to  this  trend  exist 
at  potentially  viable  shopping  nodes  like  Morton  Street  and  Talbot 
Avenue,  and  especially  at  Mattapan  Square  where  the  city  has  made  a 
major  committment  to  commercial  center  revitalization,  and  which  with  90 
stores  has  one  of  the  lowest  vacancy  rates  (3%)  among  the  City's  older 
shopping  areas. 
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FRANKLIN  HILL  -  FRANKLIN  PARK 


Population 

The  northern  section  of  Mattapan-Franklin  consists  of  part  of  the  Franklin 
Hill -Franklin  Park  neighborhood  just  north  of  Franklin  Field  (the  other 
part  of  this  neighborhood  is  in  the  Model  Cities  Area).  This  neighborhood 
changed  from  mostly  white  in  1960  to  mostly  black  in  1970,  and  experienced 
a  substantial  increase  in  population  as  elderly  households  were  replaced 
by  younger  households  with  small  children.  The  median  income  is  well 
below  that  of  Boston  as  a  whole,  in  part  because  of  the  public  housing 
project  and  adjacent  subsidized  housing  development  at  Franklin  Hill. 

Total  1970    Change  '60-70    Black  '60    Black  '70    %  Over  60   0-17 

+30%  309        4424         7%      44% 

%  Families  Under  5,000 
40% 


Most  of  the  housing  in  this  area  is  in  one-,  two-,  and  three-family 
houses,  except  for  the  low  and  moderate  income  apartments  on  Franklin 
Hill.  The  structures  are  generally  sound,  but  there  has  been  some 
deterioration  due  to  lack  of  maintenance  during  the  racial  transition 
period.  There  are  23  abandoned  buildings,  several  of  which  are  unfinished 
"Infill  Housing"  structures. 

Owner  Occ.     %  Units  In  1-2  Families 

73%  22% 


5,342 

Med.  Inc. 

6,350 

Housing 

Total  D.U. 

's 

Units 

Needing 

Over 

1. 

,000 

1696 

855 

Abandoned 

Structures 

23 

Commercial 

Centers  and 

Arteric 

lis 
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The  major  streets  in  this  area  are  Blue  Hill  Avenue,  Talbot  Avenue,  VFW 
Parkway,  and  Harvard  Street.  There  is  a  small  somewhat  blighted  commercial 
center  at  the  corner  of  Blue  Hill,  Talbot,  and  Harvard  Street. 

Summary  of  Needs 

This  neighborhood  would  benefit  from  substantial  home  rehabilitation 
incentives  including  loans  and/or  grants,  and  some  rental  assistance 
where  fix-up  cots  would  raise  rents  above  tenants'  ability  to  pay.  Blue 
Hill  needs  general  beautification  and  store-front  rehabilitation  at 
viable  shopping  nodes  like  Talbot  Avenue. 


Total  1970 

11,963 

Med.  Inc. 

6,600 

Housing 

FRANKLIN  FIELD 


Population 

The  Franklin  Field  neighborhood  lies  between  Talbot  Avenue  and  Morton 
Street.  This  area  underwent  a  substantial  racial  and  ethnic  change  in 
the  1960's,  from  mostly  Jewish  to  mostly  Black.  Total  population  increased 
only  slightly  even  though  family  size  increased  significantly,  due  to  a 
higher  vacancy  rate.  The  median  income  is  much  lower  than  Boston  as  a 
whole,  in  part  because  of  the  large  public  housing  projects  at  Franklin 
Field. 

Change  '60-70    Black  '60    Black  '70    %  Over  60   0-17 
+1%  110        8573         9%      43% 

%  Families  Under  5,000 
38% 


The  homes  are  mostly  three-deckers  on  small  lots,  with  some  single  and 
two  family  houses  scattered  throughout.  There  are  almost  1,000  apartments 
in  the  BHA  projects  at  Franklin  Field.  The  racial  transition  caused 
some  housing  deterioration,  because  of  deffered  maintenance  and  increased 
absentee  ownership.  Vacancies  and  mortgage  foreclosures  are  high,  and 
there  is  one  area  where  abandonment  is  very   high  --  about  half  of  the 
abandoned  buildings  in  this  neighborhood  are  within  3  blocks  of  Arbutus 
Street. 

Total  D.U. 's    Units  Needing  Over  1,000    Owner  Occ.    %  Units  in  1-2  Families 
3877  1650  73%  19% 

Abandoned  Structures 
110 

Commercial  Centers  and  Arterial s 

Blue  Hill  Avenue  and  Morton  Street  are  the  major  arterial s,  and  their 
intersection  is  the  major  shopping  area.  The  Avenue  is  a  commercial 
strip  through  this  whole  neighborhood,  with  extensive  vacancies  and 
dilapidation  except  at  Morton  Street. 

Summary  of  Needs 

This  neighborhood  would  benefit  from  substantial  rehabilitation  incentives 
including  loans  and/or  grants;  and  rental  assistance  and  credit  counseling 
where  fix-up  costs  would  raise  rents  or  mortgage  payments  above  the 
residents'  ability  to  pay.  Blue  Hill  Avenue  needs  general  beautification, 
and  Commercial  center  revital ization  at  Morton  Street;  this  would  include 
a  program  for  reuse  of  non-viable  commercial  parcels.  One  small  area 
needs  total  urban  renewal  treatment. 


WELLINGTON  HILL 


Population 

Located  on  and  around  a  hill  in  the  center  of  the  planning  district, 
this  predominately  two-and  three-family  home  neighborhood  underwent 
substantial  racial  change  during  the  1960's.  The  characteristics  of  the 
population  did  not  change  significantly,  and  the  neighborhood  is  still  a 
middle-class  suburban  residential  area. 


Total  1970 

Change  '60-70    Black  '60 

Black  '70 

%  Over  60 

0-17 

9,428 

+2%           4 

4,539 

15% 

34% 

Med.  Inc. 

%  Families  Under  5,000 

8,350 

22% 

Housing 

The  houses  and  yards  on  Wellington  Hill  are  generally  well  maintained  by 
owner  occupants.  Abandonment  has  increased  recently  primarily  due  to 
mortgage  foreclosure,  often  caused  by  major  repairs  for  which  the  owner 
doesn't  have  the  cash  and  cannot  get  a  home  repair  loan.  Abandonment  is 
worst  on  major  streets  and  on  blocks  of  continuous  triple-deckers  on 
small  lots. 

%   Units  in  1-2  Families 
28% 


Total  D.U.'s   Units  Needing  Over  1,000 
3118             254 

Owner  Occ. 

88% 

Abandoned  Structures 
28 

Commercial  Centers  and  Arterial s 

Blue  Hill  Avenue  and  Morton  Street-are  the  major  streets  in  this  area. 
Both  have  declining  commercial  strips.  There  are  two  older  shopping 
areas,  one  at  Blue  Hill  and  Morton  Street  and  one  at  Blue  Hill  and  Walk 
Hill  Street.  Both  of  these  nodes  have  high  vacancy  rates  but  may  be 
economically  viable.  There  is  a  small  new  shopping  center  now  under 
construction  on  Morton  Street  just  west  of  the  Penn  Central  tracks. 

Summary  of  Meeds 

Rehabilitation  incentives  could  help  arrest  early  decline  in  this  neighbor- 
hood. Loans  and/or  grants  and  rental  assistance  will  be  necessary  in  a 
few  cases.  Morton  Street  and  Blue  Hill  Avenue  need  arterial  improvements, 
and  the  two  older  shopping  nodes  need  commercial  center  revitalization. 


D  ■.  ■ ; 


LOWER  CODMAN  HILL 


Population 

This  is  one  side  of  a  larger  neighborhood,  Codman  Hill,  usually  associated 
with  Dorchester.  It  is  basically  a  stable  middle  class  homeowner  area, 
and  has  not  changed  much  since  1960  or  before.  Black  population  has 
increased,  especially  along  the  railroad  and  Norfolk  Street.  Some 
residents  fear  a  more  substantial  racial  change. 

Change  '60-70    Black  '60    Black  '70    %  Over  60   0-17 

-2%  44         497         15%     33% 

%  Families  Under  5,000 
21% 


The  condition  of  the  housing  is  good,  with  only  scattered  dilapidation 
or  abandonment.  Virtually  all  of  the  units  are  in  one-,  two-,  and 
three-family  houses. 

Owner  Occ.     %  Units  in  1-2  Families 
89%  42% 


Total  1970 

4,586 

Med.  Inc. 

8,730 

Housing 

Total  D.U. 

■s    Units 

Needing  Over 

1 

,000 

1443 

242 

Abandoned 

Structures 

14 

Commercial 

Centers  and 

Arterial s 

The  only  major  streets  are  Morton  Street-Gall ivan  Boulevard  (a  parkway), 
and  Norfolk  Street,  which  is  fairly  small  (less  than  10,000  ADT)  but 
which  has  some  blighted  commercial  development.  The  only  commercial 
areas  are  the  strip  on  Norfolk  Street,  and  a  grocery  strore  and  several 
smaller  shops  on  Morton  Street  between  West  Selden  and  Gall ivan  Boulevard. 

Summary  of  Needs 

This  neighborhood  would  benefit  most  from  rehabilitation  incentives.  A 
little  beautification  and  stroefront  improvement  along  Norfolk  Street, 
and  at  Morton  and  West  Selden  Street  would  also  help  greatly  in  restoring 
neighborhood  confidence. 


MATTAPAN 

Population 

Mattapan  is  one  of  Boston's  newer  suburban  areas.  Most  of  the  housing 
is  less  than  40  years  old.  A  12%  increase  in  population  since  1960  was 
largely  due  to  the  construction  of  new  private  garden  apartment  buildings. 
Black  population  has  increased  gradually,  and  the  neighborhood  now 
contains  Irish,  Jewish,  Black,  and  other  ethnic  groups.  Median  income 
is  relatively  high. 

Total  1970    Change  '60-70    Black  '60    Black  '70    %  Over  60   0-17 
11,189  +12%        44         590        26%     23% 

Med.  Inc.     %  Families  Under  5,000 
10,600  14% 

Housing 

Housing  conditions  are  good  to  excellent  throughout  this  neighborhood, 
among  all  types  of  buildings.  One  of  the  most  desireable  BHA  family 
public  housing  projects  is  on  Gallivan  Boulevard.  However,  many  residents 
feel  threatened  by  the  deterioration  and  abandonment  to  the  north  along 
Blue  Hill  Avenue.  Abandonment  is  not  severe  in  Mattapan,  but  has  increased 
in  the  past  2  years. 

Total  D.U. 's    Units  Needing  Over  1,000    Owner  Occ.    %  Units  in  1-2  Families 
3869  323  85%  65% 

Abandoned  Structures 
15 

Commercial  Centers  and  Arterial s  . 

Mattapan  Square  is  the  major  commercial  center  in  the  planning  district. 
It  has  recently  had  substantial  public  improvements,  including  new 
street  lights,  redesigned  sidewalks,  trees  and  benches.  The  vacancy 
rate  is  very  low  (3%)  and  there  is  a  ^jery   active  merchants  association. 
The  commercial  strip  north  of  the  square  is  in  worse  condition,  with 
substantially  higher  vacancies.  Blue  Hill  Avenue,  River  Street  and 
Cummins  Highway  are  the  major  arterials  in  the  area,  and  they  are  in 
good  condition  (River  Street  is  currently  being  completely  resurfaced). 

Summary  of  Needs 

Rehabilitation  incentives,  both  for  housing  and  small  stores,  would  be 
the  most  important  contribution  to  this  neighborhood.  Blue  Hill  Avenue 
needs  general  improvement  north  of  Mattapan  Square. 
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